








The Philadelphia 30th Street Station District
Plan is a collaborative two-year joint planning
effort to produce a single, integrated long-
term vision for growth and development in the
area surrounding 30th Street Station along the
western bank of the Schuylkill River.

The location of development at a regional
mass transportation hub provides a significant
probable future for the Cherry Hill New Jersey
Transit Station (CRH), which directly connects
to 30th Street Station via Amtrak (see Map 4).
Should the 30th Street Station district become
an employment hub, the attractiveness of
reaching the new district via alternative means
of transportation could make The Cherry Hill
New Jersey Transit Station the premiere transit
station for Southern New Jerseyans traveling
into Philadelphia.

The appeal of the Transit Station is further
magnified by the probability that motor vehicle
transportation costs will continue to rise, along
with traffic congestion as the region continues
to grow. The average American family now
spends 50% of its income on housing and
transportation costs, and oil prices will likely
continue to prove volatile. Furthermore, a lack
of reliable federal, state, or county funding
sources will continue to exacerbate traffic
congestion and deteriorating road infrastructure.
It is crucial to understand what modes of
transportation will be the most cost-effective

to meet the township’s transportation needs
into the future. The township will need to

focus on providing transit options, to not only
accommodate more travelers, but to foster
economic vitality for local businesses, which rely
on easy consumer access.
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30TH STREET STATION

The development project of most importance to
Cherry Hill is the Philadelphia 30™ Street Station
District Plan, a collaboration between Amtrak,
Brandywine Realty Trust, Drexel University,
Penn-DOT and SEPTA. The plan proposes
numerous projects and improvements to the
areas directly surrounding 30™ Street Station
and encourages spill-over development in the
district as a whole. The planned development
will potentially comprise forty new acres of
open space, 18 million square feet of new
development, and an entirely new mixed-use
neighborhood.

For more information on how the 30oth Street
Station Project is likely to affect Cherry Hill, read
“Spotlight: 30th Street Station District Plan: A
major Opportunity for Cherry Hill?”

IMPACT

The impact on Cherry Hill of a strong
Philadelphia is difficult to predict. Whether
post-war white residents fleeing the turmoil

of mid-century Philadelphia or businesses
escaping the regressive tax structure, Cherry

Hill owes many of its strengths to people
moving out of Philadelphia in order to find
better opportunity. However, Cherry Hill’s

easy access to Philadelphia and its improving
amenities may still be attractive to those seeking
a suburban lifestyle. Regardless, in planning

for the future, the township must closely
monitor developments in Philadelphia and work
diligently to understand its relationship to a
rapidly changing City.

4. CAMDEN RISING

For the State of New Jersey, the focus on future
growth is shifting away from the suburbs and
into urban centers, particularly priority growth
investment areas as identified in the State
Strategic Plan (Figure 59). These areas are
considered by the State of New Jersey to be
capable of achieving significant development
and redevelopment, and the State is backing
these areas with never-before seen levels of
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Figure 59. NJ State Development and Redevelopment Policy Map
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economic investment. The Economic Opportunity Act
of 2013 has proven to be a massive facilitator in bringing
private investment into the City of Camden, the closest
major city to Cherry Hill. Through the Economic
Opportunity Act, the Economic Development Authority
(EDA) was granted the ability to provide hundreds of
millions of dollars’ worth of tax incentives to businesses
who chose to relocate to the city. For example, Holtec
International, an energy design and manufacturing

firm, was granted $260 million in tax credits. Spurred
by the multiple companies relocating to the City,

and the Camden Rising Movement, Liberty Property
Trust has invested $700 million to build a mixed-use
development on the Camden Waterfront that will
include office space, retail offerings, a hotel, and around
300 residential units. (Figure 60)

One of the largest critiques of the tax incentive
program is that, rather than attracting new economic
development, jobs are simply being “poached” from
other locations in New Jersey. For Cherry Hill, the rise
of private investment in the City of Camden should

be seen as both a challenge and an opportunity.

After receiving $118 million in tax credits, Subaru
International left Cherry Hill for the City of Camden.
Subaru had been publicly searching for a new facility to
relocate to for years, citing a lack of space and outdated
facilities in Cherry Hill. Similar concerns arise for many
office buildings in Cherry Hill, which are approaching
decades in age, and no longer meet the criteria for
Class A Office space. From a land use perspective, the
Township of Cherry Hill must be careful to balance the
redevelopment of aging commercial infrastructure while
outside economic forces are pulling corporate jobs to
elsewhere in Camden County and into Philadelphia.

Conversely, the housing stock in Cherry Hill may
prove appealing to those whose jobs are relocating to
Camden City, yet desire to settle in a community with
established neighborhoods, civic assets, convenient
commercial and retail opportunities, and excellent
schools. If this proves to be the case, Cherry Hill’s
Woodcrest PATCO Station, connected to two stations
within the City of Camden by high-speed rail, may
prove a tremendous asset to the township. Transit-
oriented development surrounding the station should
be highly considered in this instance, and would
support the DVRPC’s goal for smart growth within
Cherry Hill Township.
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5. RISE OF THE MILLENNIAL

There has been extensive documentation of the
evolution in life-style for the Millennial generation.
These changes to some extent underlie the Philadelphia
Renaissance noted above, but they also have
implications for suburban communities such as Cherry
Hill. The millennial life-style is characterized by:

- smaller households;

- a higher desire for rental housing rather than
homeownership;

- flexibility in employment arrangements including
freelance employment and even occasional
participation in co-working spaces;

- retail, exercise, and community facility environments
that provide easy access to social networks; and

- life-style support through a variety of service-
oriented businesses (spas; animal services; etc.).

For Cherry Hill to regenerate its middle class, it must
provide an attractive environment for millennials
including attractive residential, employment, and
social/support land uses.

6. EDS & MEDS

The growth in the education and medical services
industries (Eds and Meds) has been a strong dynamic
of the evolution of the national and state economy

for the past 15 years. These trends have been slowing
for three or four years and we do not anticipate future
employment growth at the levels seen previously.
However, the medical service sector is characterized by
almost continuous evolution in the technology, systems,
and facilities providing state-of-the-art services. Cherry
Hill has benefitted in the past several years from

health care providers making these reinvestments;

the Township needs to remain actively engaged with
this sector to encourage continued modernization

and investment so that Cherry Hill retains its share of
employment in this sector.

With regard to educational services (especially post-
secondary services), Cherry Hill did not benefit
from employment expansion in this sector in the
past decade. These facilities are opportunities as
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economic activities unto themselves; but perhaps more
importantly, they provide a supportive environment for
attracting both workforce and other growing employers.
Cherry Hill should seek some growth—in effect,

on a catch-up basis—to benefit from the increasing
importance of this sector. The recent affiliation

of Jefferson Health with Kennedy Health System,
coupled with the merger of Jefferson with Philadelphia
University may provide a route to such Eds growth in
Cherry Hill.

7. DRIVERLESS TRANSPORTATION

The arrival of driverless transportation technologies—
certainly expected within the next decade—can
significantly benefit the attractiveness of suburban
communities as employment nodes. To this point

in the post-World War II era, employment locations
have either had dense mass transit access or they have
been exclusively dependent on workers commuting
by car. Cherry Hill currently falls heavily in the second
category.

As technically skilled younger workers have chosen

to live in downtowns and other dense urban
environments, auto-dependent suburban employers
have been negatively impacted—some to the point of
relocating to downtowns. The only perceived solution
for older suburban communities has been to seek
massive transportation infrastructure investment in
fixed rail services. The high costs of these investments
have generally precluded or delayed a positive response
from federal, state, and regional sources.

Driverless transportation technology, however, promises
to offer a third path—coupling driverless vehicles with
existing transit hubs to provide inexpensive service

for the last three to five miles. Future systems mating
driverless vehicles with expanded frequency of service
along existing rail lines can effectively reposition Cherry
Hill to capture businesses benefitting both from the
Cherry Hill location and from access to a technical
workforce arriving by mass transit from Center City and
other locations.
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V. CONCLUSIONS

The following section provides broad conclusions for land use, sustainability, and sense of place, as conclused from the
anlyses found in the prior chapters.
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1. CONCLUSIONS

The historic patterns, future trends and development
considerations, in combination with the demographic
shifts mentioned within this examination, should be
influential in considering the future land use for Cherry
Hill within the 2016 Master Plan update.

LAND USE

The township grew under the principles by which the
ideal post-war suburb was defined: stark separation of
land uses; reliance on, and deferment to, the automobile
for all of life’s needs; and low-density, horizontal or
sprawling development. The township also grew rapidly
and much of the built environment reflects the specific
needs and desires of the population at that time. As a
result, the township will face a number of challenges

as it works to maintain its status a premier suburban
community.

As the second highest land use, after residential,
commercial development and redevelopment
should be handled with the greatest amount of care.
The continued strength of commercial, office, and
industrial uses will be key for bolstering the tax base,
providing shopping opportunities and increasing
local employment. However, the township will have
to be careful to ensure that future redevelopment can
meet the needs of citizens, be respectful of existing
neighborhoods, and sustainable (particularly in how
development utilizes transportation infrastructure).

As infrastructure maintenance costs continue to strain
municipal budgets nationally, Cherry Hill should also
consider how transportation systems of all forms will
greatly impact how the township is accessed, and the
ease with which residents and job-holders are able to
travel within, and outside of, its borders. Cherry Hill’s
access to Philadelphia and Camden is unmatched in the
region, but transportation to and from these places will
continue to be crux of that success.

Furthermore, the township must reconcile the shifting
demographics within its borders. Efforts should be
made to correct the mismatch between housing options
and family size, and to provide housing options for
their aging and vulnerable population. The township
must also address the growing need for physical
improvements within a school district with a shrinking
school-aged population. The attraction of Cherry Hill
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Township as a premiere public school system with a
strong housing stock continues to be true today, but as
residents age in place, and new families and childless
adults choose where in the region to locate, Cherry
Hill must determine the wisest path for attracting new
residents to the area and supporting those who are
choosing to stay. Combined with the growing popularity
of Philadelphia, and the ever-increasing property tax
burden in New Jersey, Cherry Hill must also position
itself to be competitive in offering housing for a variety
of family structures and income levels.

SUSTAINABILITY

The township and its residents have recognized the
importance of ensuring that Cherry Hill plays its role

in maintaining and preserving the environment. In
2016, the City published “Roadmap to Our Future”
which created a series of action items for creating a
more sustainable Cherry Hill. The Plan argues that,
“municipalities such as Cherry Hill Township are in

a unique position to partner with local residents and
business owners regarding sustainable development

by incorporating sustainable practices into municipal
activities and using the relationship to communicate
ways to practice sustainability at home and in business.’
(Roadmap to Our Future, 5) The Sustainability Plan
provides a roadmap for the township to practice
sustainability in its own actions, guide property owners
toward energy-efficient “green” building and site design,
and help residents, workers and visitors incorporate
green practices into their everyday.

)

Increasingly, communities such as Cherry Hill are also
paying attention to “smart growth” principles which
advocate for creating places with a mix of building
types and uses, diverse housing and transportation
options, development within existing neighborhoods,
and community engagement. Fueled by New Urbanist
design principles, this new paradigm was one of the
driving forces behind the design for the redeveloped
Garden State Race Track. Originally conceived to be
the new “town center” of Cherry Hill, the area currently
represents a stronger mix of land uses within a single
development and implementation of a more walkable
urban design. Likewise, smart growth principals
underlined the development of the State Strategic Plan.

As Cherry Hill defines it’s role in the region moving
forward, it is conceivable that the township may
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take a strong role in the creation of model, modern
sustainable suburban communities. Cherry Hill,
once the premiere shopping destination in the region,
could also become the premiere sustainable suburban
community.

LACK OF PLACE

Throughout its development, little effort was made in
defining a “center” of the township beyond the de-
facto center at the Cherry Hill Mall. With the few early
crossroads commercial nodes demolished in favor of
wider roads and parking lots, Cherry Hill residents
today have no traditional “downtown” or “town
center” to point to.

The new Garden State Park development, constructed
on the site of the former Garden State Park racetrack
and promoted as the new “town center” of Cherry

Hill, promised to be that new town center. However,
the project has been criticized for its disconnection

to nearby transit lines and lack of mixed uses and
walkability. There are no spaces for large community
events -summer concerts, parades, or other civic events
- and does not currently function as the township’s
center.
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CHERRY HILL
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